Chapter 1
OVERVIEW OF THE PROGRAM AND PLAN

INTRODUCTION

The PHA receivesits funding for the Housing Choice Voucher (HCV) program from the
Department of Housing and Urban Development. The PHA is not afederal department or
agency. A public housing agency (PHA) is agovernmental or public body, created and
authorized by state law to develop and operate housing and housing programs for low-income
families. The PHA entersinto an Annual Contributions Contract with HUD to administer the
program requirements on behalf of HUD. The PHA must ensure compliance with federal laws,
regulations and notices and must establish policy and procedures to clarify federal requirements
and to ensure consistency in program operation.

This chapter contains information about the PHA and its programs with emphasis on the HCV
program. It also contains information about the purpose, intent and use of the plan and guide.

There are three parts to this chapter:

Part I: The Public Housing Agency (PHA). This part includes a description of the PHA,
itsjurisdiction, its programs, and its mission and intent.

Part 11: The HCV Program. This part contains information about the Housing Choice
Voucher program operation, roles and responsibilities, and partnerships.

Part I11: The HCV Administrative Plan. This part discusses the purpose and organization
of the plan and its revision requirements.

Department of Housing and Community Devel opment Section 8 HCV Administrative Plan

1-1



PART I: THE PHA

1-1.A. OVERVIEW

This part explains the origin of the PHA’ s creation and authorization, the general structure of the
organization, and the relationship between the PHA Board and staff.

1-1.B. ORGANIZATION AND STRUCTURE OF THE PHA

The Section 8 tenant-based Housing Choice Voucher (HCV) assistance program is funded by the
federa government. The Department of Housing and Community Development (DHCD) isone
of over one hundred PHA s administering this program in the Commonweal th of Massachusetts.
Approximately twenty-five percent of the vouchers allocated to M assachusetts are managed by
DHCD.

PHA Policy

DHCD subcontracts the day-to-day management and operations of its HCV and
Moderate Rehabilitation programs to qualified agencies and PHAs. The abbreviation,
PHA, as used throughout this plan also refersto DHCD’ s subcontracting agencies, which
may also be referred to as regiona administering agencies or RAAs. The RAAs manage
the day-to-day operations of the DHCD’s HCV programs in accordance with their DHCD
contract; HUD regulations, notices, and directives; this Administrative Plan, and
directives and guidance provided by DHCD.

DHCD will periodicaly review RAA administrative practices to ensure consistency in
program administration. At any time, DHCD may require the RAAs to amend or modify
their discretionary procedures.

1-1.C. PHA MISSION

The purpose of a mission statement is to communicate the purpose of the agency to people inside
and outside of the agency. It provides guiding direction for devel oping strategy, defining critical
success factors, searching out key opportunities, making resource allocation choices, satisfying
clients and stakeholders, and making decisions.

PHA Policy

The mission of DHCD isto strengthen cities, towns and neighborhoods to enhance the
quality of life of Massachusetts residents. To accomplish our mission, we will provide
leadership, professional assistance and financial resources to promote safe, decent
affordable housing opportunities, economic vitality of communities and sound municipal
management. We will forge partnerships with regional and local governments, public
agencies, community based organizations and the business community to achieve our
common goals and objectives. In al of these efforts, we will recognize and respect the
diverse needs, circumstances and characteristics of individuals and communities.
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1-1.D. THE PHA'S SECTION 8 PROGRAMS
The following programs are included in this administrative plan:

PHA Policy

This administrative plan is applicable to the operation of the HCV and the following
HCV targeted programs. For these targeted programs, all policies described in this
Administrative Plan are applicable, except under the specific circumstances detailed in
Chapter 18, Targeted Program Policies.

Designated Housing Program

The Designated Housing program (DSG) assists non-elderly, disabled individuals.
Application is by referral only.

Family Unification Program

The Family Unification Program (FUP) is a collaborative effort between the DHCD and
the Department of Socia Services (DSS). The FUP targets: (1) battered women and their
children who have been displaced because of the battering situation and have not secured
permanent, standard, replacement housing; and (2) families with children in placement
who have substantially complied with al the DSS service plan tasks, but do not have
permanent or adequate housing to which their children can be returned. All applicants
must be referred by the DSS and have an open DSS case at the time of referral, selection,
and when the voucher isissued.

Greater Plymouth Area Supportive Housing Program

The Greater Plymouth Area Supportive Housing Program (GPASHP) assists homeless
families with either a disabled parent or child. The GPASHP program targets those
families who can live independently within the community but need case management
and support services to achieve and maintain successful tenancies. The GPASHP
program is a unique collaboration between the DHCD and the South Shore Housing
Development Corporation (SSHDC). SSHDC administers the housing subsidy, provides
case management and coordinates the support services.

Housing Options Program

The Housing Options Program (HOP) provides rental assistance and supportive services
to disabled personsin the greater Boston area who are homeless or at risk of
homelessness. HOP is a collaborative effort of the DHCD, the Department of Mental
Health (DMH), the Department of Public Health (DPH), the Executive Office of Health
and Human Services (EOHHS) and the Massachusetts Rehabilitation Commission
(MRC). These human service commissions commit funds to support the lead service
agency, JRI Health, which provides all applicant referrals and coordination of services for
program participants.

JOBLink Welfareto Work Program

Thisprogram is closed to new participants.

The JOBLink Welfare to Work Program (JOBLink) assists families who are current or
former (within the past 24 months) TANF recipients, who are working and/or
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participating in job-readiness training programs leading to employment and who
demonstrate a critical housing need.

M ainstream Housing Program

The Mainstream Housing Program (M S) assists families where either the head of
household or spouseis disabled. All applicants must be referred by a disability or
homeless service provider that provides services to the household.

Pr oj ect-Based Voucher Program

The Project-Based Voucher Program (PBV) links Section 8 subsidy to specific units
where the owner agrees to construct or rehabilitate the structure with funds other than
subsidies from the U.S. Housing Act of 1937. The program’s primary objectives are to
upgrade the existing rental housing stock and make units available to low-income
families at rents within the Fair Market Rent level.

Tenant-Based Voucher Program for Personswith HIV/AIDS

The Tenant-Based Rental Assistance Program (TBRA) assistsindividuals and families
with HIV/AIDS by providing rental assistance and supportive services. JRI Health, as the
lead service agency, provides intake, assessment, housing search and critical linkages to
other service providing agencies throughout the Commonwealth. Supportive services
may include: assistance finding a suitable apartment; case management; substance
abuse/rel apse prevention support; coordinating home health services; home-based mental
health support; housekeeping assistance; and help arranging respite care, day care and
transportation. All applicants must be referred by the JRI Health staff.

Raising the Next Generation

The Raising the Next Generation Program (RNG) assists familiesin the Boston
metropolitan area with a head of household 50 years of age or older and who isthe
custodian responsible for raising young children. Participants must be able to live
independently within the community but due to their unique family composition, need
special support services for both elderly persons and young children.

Veterans Housing Voucher Program

This program is administered in cooperation with the Department of Veterans Affairs
(VA), and assists homeless veterans with disabilities and/or severe psychiatric and/or
substance abuse disorders. Services may include: housing search assistance; community-
based management services and outpatient health services. Not all applicants may receive
services. Application is by referral only from the VA Medical Centers (VAMC), the
Massachusetts Department of Veterans Services, and the Department of Veteran's
Services provider agencies.
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Boston Consent Decree

Now referred to as the Community Choice Initiative (CCI), this Consent Decree requires
appropriate actions to be taken to outreach to the under-serviced program-eligible Black
population in the City of Boston.

Holyoke Consent Decree

This Consent Decree requires appropriate actions to be taken to outreach to the under-
serviced program-eligible Hispanic population in the City of Holyoke.

Family Sdlf-Sufficiency Program

The Family Self Sufficiency Program (FSS) helps eligible families achieve economic
independence and self-sufficiency over afive year period. The goa isto eliminate the
participant’ s need for public assistance and enhance their ability to achieve
homeownership, if desired. PHAs work with the public and private sectors to create a
workforce enhancement program where participants receive training and counseling such
as skill building, job training and educational opportunities, and referrals to other
ancillary supports such as child care and transportation providers.

A five-year “Contract of Family Participation” istailored for each participant. This
contract outlines the participant’ s goals and describes the various work-related activities
in which the participant agrees to participate. The participant is allowed to modify their
goals as they gain both work experience and more perspective on their future.

As the participant’ sincome and rent share increases, an escrow account is established by
the PHA to set aside funds for the participant’s use at the end of the program. Upon
successful completion of the program, the participant can use these funds for any
purpose, such as homeownership, starting a business, paying off loans, or going back to
school. The participant is also able to access their escrow funds during the five year
contract term as long as it is for work-related purposes, such as paying car insurance,
buying a uniform or enrolling in ajob-related course. Generally, midterm use of the
escrow islimited, in order to ensure that funds are available for the participant when they
have compl eted the program. The escrow funds are available to those participants who
are employed and no longer have a need for public assistance. However, successful FSS
graduates are still eligible to receive housing assistance.

The FSS Program is available only to current HCV program participants in good
standing.
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1-1.E. THE PHA’'SCOMMITMENT TO ETHICSAND SERVICE

The PHA is committed to providing excellent serviceto HCV program participants — families
and owners —in the community. The PHA'’ s standards include:

Administer applicable federal and state laws and regulations to achieve high ratings in
compliance measurement indicators while maintaining efficiency in program operation to
ensure fair and consistent treatment of clients served.

Provide decent, safe, and sanitary housing —in compliance with program housing quality
standards — for very low income families while ensuring that family rents are fair, reasonable,
and affordable.

Encourage self sufficiency of participant families and assist in the expansion of family
opportunities which address educational, socio-economic, recreational and other human
services needs.

Promote fair housing and the opportunity for very low-income families of all ethnic
backgrounds to experience freedom of housing choice.

Promote a housing program which maintains quality service and integrity while providing an
incentive to private property owners to rent to very low-income families.

Promote a market-driven housing program that will help qualified low-income families be
successful in obtaining affordable housing and increase the supply of housing choices for
such families.

Create positive public awareness and expand the level of family, owner, and community
support in accomplishing the PHA’ s mission.

Attain and maintain a high level of standards and professionalism in day-to-day management
of all program components.

Administer an efficient, high-performing agency through continuous improvement of the
PHA’ s support systems and commitment to our employees and RAAS, and their
devel opment.

The PHA will make every effort to keep program participants informed of HCV program rules
and regulations, and to advise participants of how the program rules affect them.
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PART II: THE HOUSING CHOICE VOUCHER (HCV) PROGRAM

1-11.A. OVERVIEW AND HISTORY OF THE PROGRAM

The intent of this section is to provide the public and staff with information related to the overall
operation of the program. There have been many changes to the program since itsinception in
1974 and a brief history of the program will assist the audience in understanding the program.

The United States Housing Act of 1937 (the “Act”) isresponsible for the birth of federal housing
program initiatives. The Act was intended to provide financial assistance to states and cities for
public works projects, slum clearance and the development of affordable housing developments
for low-income residents.

The Housing and Community Development (HCD) Act of 1974 created a new federally assisted
housing program — the Section 8 Existing program (also known as the Section 8 Certificate
program). The HCD Act represented a significant shift in federal housing strategy from locally
owned public housing to privately owned rental housing.

Under the Certificate program, federal housing assistance payments were made directly to
private owners of rental housing, where this housing was made available to lower-income
families. Eligible families were able to select housing in the private rental market. Assuming that
the housing met certain basic physical standards of quality (“housing quality standards’) and was
within certain HUD-established rent limitations (“fair market rents’), the family would be able to
receive rental assistance in the housing unit. Family contribution to rent was generally set at 30
percent of the family’ s adjusted income, with the remainder of the rent paid by the program.

Another unique feature of the Certificate program was that the rental assistance remained with
the eligible family, if the family chose to move to another privately-owned rental unit that met
program requirements (in contrast to the public housing program where the rental assistance
remains with the unit, should the family decide to move). Consequently, the Certificate program
was characterized as tenant-based assistance, rather than unit-based assistance.

The Housing and Community Development (HCD) Act of 1987 authorized a new version of
tenant-based assistance — the Section 8 VVoucher program. The VVoucher program was very
similar to the Certificate program in that eligible families were able to select housing in the
private rental market and receive assistance in that housing unit.

However, the Voucher program permitted families more options in housing selection. Rental
housing still had to meet the basic housing quality standards, but there was no fair market rent
limitation on rent. In addition, family contribution to rent was not set at alimit of 30 percent of
adjusted income. Consequently, depending on the actual rental cost of the unit selected, afamily
might pay more or less than 30 percent of their adjusted income for rent.
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From 1987 through 1999, public housing agencies managed both the Certificate and V oucher
tenant-based assistance programs, with separate rules and requirements for each. From 1994
through 1998, HUD published a series of new rules, known as “conforming” rules, to more
closely combine and align the two similar housing programs, to the extent permitted by the law.

In 1998, the Quality Housing and Work Responsibility Act (QHWRA) — aso known as the
Public Housing Reform Act —was signed into law. QHWRA eliminated all statutory differences
between the Certificate and Voucher tenant-based programs and required that the two programs
be merged into a single tenant-based assistance program, now known as the Housing Choice
Voucher (HCV) program.

The HCV program was modeled closely on the pre-merger Voucher program. However, unlike
the pre-merger Voucher program, the HCV program requires an assisted family to pay at least 30
percent of adjusted income for rent.

The transition of assistance from the Certificate and VVoucher programs to the new HCV program
began in October 1999. By October 2001, all families receiving tenant-based assistance were
converted to the HCV program.
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1-11.B. HCV PROGRAM BASICS

The purpose of the HCV program isto provide rental assistance to eligible families. The rules
and regulations of the HCV program are determined by the U.S. Department of Housing and
Urban Development. The PHA is afforded choices in the operation of the program which are
included in the PHA’ s administrative plan.

The HCV program offers mobility to eligible families because they may search for suitable
housing anywhere in the PHA’ s jurisdiction and may also be eligible to move under portability
to other PHAS' jurisdictions.

When afamily is determined to be eligible for the program and funding is available, the PHA
issues the family a housing voucher. When the family finds a suitable housing unit and funding
isavailable, the PHA will enter into a contract with the owner and the family will enter into a
lease with the owner. Each party makes their respective payment to the owner so that the owner
receives full rent.

Even though the family is determined to be eligible for the program, the owner has the
responsibility of approving the family as a suitable renter. The PHA continues to make payments
to the owner as long as the family is eligible and the housing unit continues to qualify under the
program.

1-11.C. THE HCV PARTNERSHIPS

To administer the HCV program, the PHA entersinto a contractual relationship with HUD. The
PHA also entersinto contractual relationships with the assisted family and the owner or landlord
of the housing unit.

For the HCV program to work and be successful, all partiesinvolved — HUD, the PHA, the
owner, and the family — have important roles to play. The roles and responsibilities of all parties
are defined in federal regulations and in legal documents that parties execute to participate in the
program.

The chart on the following page illustrates key aspects of these relationships.
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What doesHUD do?
HUD has the following major responsibilities:

Develop regulations, requirements, handbooks, notices and other guidance to implement
HCV housing program legislation passed by Congress,

Allocate HCV program fundsto PHAS,

Provide technical assistance to PHAs on interpreting and applying HCV program
requirements;

Monitor PHA compliance with HCV program requirements and PHA performancein
program administration.

What doesthe PHA do?

The PHA administers the HCV program under contract with HUD and has the following major
responsibilities:
Establish local policies;

Review applications from interested applicant families to determine whether applicants are
eligible for the program;

Maintain waiting list and select families for admission;
I ssue voucher to selected family and, if necessary, assist the family in finding a place to live;

Conduct outreach to owners, with special attention to owners outside areas of poverty or
minority concentration;

Approve the rental unit (including assuring compliance with housing quality standards and
rent reasonableness), the owner, and the tenancy;

Make housing assistance payments to the owner in atimely manner;

Ensure that families and their rental units continue to qualify under the program;
Ensure that owners and families comply with program rules;

Provide families and owners with prompt, professional service;

Comply with al fair housing and equal opportunity requirements, HUD regul ations and
requirements, the Annual Contributions Contract, HUD-approved applications for funding,
the PHA’ s administrative plan, and other applicable federal, state and local laws.
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What doesthe Owner do?
The owner has the following major responsibilities:
Screen families who apply for tenancy, to determine if they will be good renters.

- The PHA can provide some information to the owner, but the primary responsibility for
tenant screening rests with the owner.

- Theowner should consider family background factors such as rent and bill-paying
history, history of caring for property, respecting the rights of others to peaceful
enjoyment of the property, compliance with essential conditions of tenancy, whether the
family is engaging in drug-related criminal activity or other criminal activity that might
threaten others.

Comply with the terms of the Housing Assistance Payments contract, executed with the
PHA;

Comply with all applicable fair housing laws and discriminate against no one;
Maintain the housing unit by making necessary repairs in atimely manner;

Collect rent due from the assisted family and otherwise comply with and enforce provisions
of the dwelling lease.
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What doesthe Family do?
The family has the following responsibilities:

Provide the PHA with complete and accurate information, determined by the PHA to be
necessary for administration of the program;

Make their best and most timely efforts to find a place to live that is suitable for them and
that qualifies for the program;

Attend all appointments scheduled by the PHA,;
Allow the PHA to inspect the unit at reasonable times and after reasonable notice;

Take responsibility for care of the housing unit, including any violations of housing quality
standards caused by the family;

Comply with the terms of the lease with the owner;

Comply with the family obligations of the voucher;

Not commit serious or repeated violations of the lease;

Not engage in drug-related or violent criminal activity;

Notify the PHA and the owner before moving or terminating the lease;

Use the assisted unit only for residence and as the sole residence of the family. Not sublet the
unit, assign the lease, or have any interest in the unit;

Promptly notify the PHA of any changes in family composition;

Not commit fraud, bribery, or any other corrupt or criminal act in connection with any
housing programs.

If all parties fulfill their obligations in a professional and timely manner, the program
responsibilities will be fulfilled effectively.
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1-11.D. APPLICABLE REGULATIONS
Applicable regulations include:
24 CFR Part 5. General Program Requirements
24 CFR Part 8: Nondiscrimination
24 CFR Part 982: Section 8 Tenant-Based Assistance: Housing Choice Voucher Program
24 CFR Part 983: Section 8 Project-Based Voucher (PBV) Program
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PART Ill: THE HCV ADMINISTRATIVE PLAN

1-111.A. OVERVIEW AND PURPOSE OF THE PLAN

The administrative plan is required by HUD. The purpose of the administrative plan isto
establish policies for carrying out the programs in a manner consistent with HUD requirements
and local goals and objectives contained in the PHA’ s agency plan. This administrative planisa
supporting document to the PHA agency plan, and is available for public review as required by
CFR 24 Part 903.

This administrative plan is set forth to define the PHA's local policies for operation of the
housing programs in the context of federal laws and regulations. All issues related to Section 8
not addressed in this document are governed by such federal regulations, HUD handbooks and
guidebooks, notices and other applicable law. The policiesin this administrative plan have been
designed to ensure compliance with the consolidated ACC and all HUD-approved applications
for program funding.

The PHA isresponsible for complying with all changesin HUD regulations pertaining to the
HCV program. If such changes conflict with this plan, HUD regulations will have precedence.

Administration of the HCV program and the functions and responsibilities of PHA staff shall be
in compliance with the PHA's personnel policy and HUD’ s Section 8 regulations as well as al
federal, state and local fair housing laws and regulations.

1-111.B. CONTENTS OF THE PLAN [24 CFR 982.54]

HUD regulations contain alist of what must be included in the administrative plan. The PHA
administrative plan must cover PHA policies on these subjects:

Selection and admission of applicants from the PHA waiting list, including any PHA
admission preferences, procedures for removing applicant names from the waiting list, and
procedures for closing and reopening the PHA waiting list (Chapter 4);

Issuing or denying vouchers, including PHA policy governing the voucher term and any
extensions or suspensions of the voucher term. 'Suspension’ means stopping the clock on the
term of afamily's voucher after the family submits a request for approval of the tenancy. If
the PHA decides to allow extensions or suspensions of the voucher term, the PHA
administrative plan must describe how the PHA determines whether to grant extensions or
suspensions, and how the PHA determines the length of any extension or suspension
(Chapter 5);

Any special rulesfor use of available funds when HUD provides funding to the PHA for a
special purpose (e.g., desegregation), including funding for specified families or a specified
category of families (Chapter 4);
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Occupancy policies, including definition of what group of persons may qualify asa‘family’,
definition of when afamily is considered to be 'continuously assisted'; standards for denying
admission or terminating assistance based on criminal activity or acohol abuse in accordance
with 982.553 (Chapters 3 and 12);

Encouraging participation by owners of suitable units located outside areas of low income or
minority concentration (Chapter 13);

Assisting afamily that claimsthat illegal discrimination has prevented the family from
leasing a suitable unit (Chapter 2);

Providing information about afamily to prospective owners (Chapters 3 and 9);
Disapproval of owners (Chapter 13);

Subsidy standards (Chapter 5);

Family absence from the dwelling unit (Chapter 12) ;

How to determine who remainsin the program if afamily breaks up (Chapter 3);
Informal review procedures for applicants (Chapter 16);

Informal hearing procedures for participants (Chapter 16);

The process for establishing and revising voucher payment standards (Chapter 16);

The method of determining that rent to owner is areasonable rent (initially and during the
term of aHAP contract) (Chapter 8);

Special policies concerning specia housing typesin the program (e.g., use of shared housing)
(Chapter 15);

Policies concerning payment by afamily to the PHA of amounts the family owes the PHA
(Chapter 16);

Interim redeterminations of family income and composition (Chapter 11);
Restrictions, if any, on the number of moves by a participant family (Chapter 10);

Approval by the board of commissioners or other authorized officials to charge the
administrative fee reserve (Chapter 16);

Procedural guidelines and performance standards for conducting required housing quality
standards inspections (Chapter 8); and

PHA screening of applicants for family behavior or suitability for tenancy (Chapter 3).
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Mandatory vs. Discretionary Policy
HUD makes a distinction between:

Mandatory policies. those driven by legidlation, regulations, current handbooks,
notices, and legal opinions, and

Optional, non-binding guidance, including guidebooks, notices that have expired and
recommendations from individual HUD staff.

HUD expects PHAs to develop policies and procedures that are consistent with mandatory
policies and to make clear the optional policies the PHA has adopted. The PHA's administrative
plan is the foundation of those policies and procedures. HUD’ s directions require PHAs to make
policy choices that provide guidance to staff and consistency to program applicants and
participants.

1-111.C. ORGANIZATION OF THE PLAN
The Plan is organized to provide information to usersin particular areas of operation.

1-111.D. UPDATING AND REVISING THE PLAN

The PHA will revise this administrative plan as needed to comply with changesin HUD
regulations.

PHA Policy

The PHA will review and update the plan at |east once ayear, and more often if needed,
to reflect changes in regulations, PHA operations, or when needed to ensure staff
consistency in operation. RAAs will be notified of additions or changesto this
Administrative Plan and DHCD policies and procedures by E-mail or other suitable
communication.
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